FEATUWRE

Creating the Missing Hub

How Tonar's Sustres BuilD TOWN CENTERS

~omething is absent from many
S American suburhs.

Mot schools; those are mandatory.
Mot liousing; theres pleny ol that. Mot
gas stations, restaurants and stip shop
ping, those abound, especially insuburbs
that grew up after the Secomd World War.

Mo, the ingredient missing leom many
suburbs is a “town cenlen” a place peo
ple head to for many dillurent purposes
1o shop, dine, wisic a library, deliver a
package to the post office, take in a
movie or a concert, or jusl e enjoy being
in an animated public place, Until the
19405, nearly every siz-
able community had a
center where prople
could conduet
everyday activities while
[eeling a burz ol socia-
bility, ‘Lhe development
of pedestrian-seale cor-
munity hubs, hissever,
ground o a halt as cilies
and suburhs
increasingly oriented 1o
a sprawhing, aulemo-
hile-domimated land vse
[artern

Now thars chanping.

their

Brrame

Since the beginning of Mashpee Com

mons on Cape Cod in the mid-1980s and
he constuction of Mizner Park in Boca
Waton, Florida, in 1990, mixed-use ki
centers have become an ever more Com-
mon type of development. U7 Mizner
Par k. They are cropping up in all sorts of
loealities — from postwar bedroom com-
munities, Lo new suburban areas, tooold
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abave articles are aviilible 10 orddey e Smmediaiely
domsmloact froan e Bl

e gite s e mlaners

W, LI,

FLANMING

COMMISSIOME RS

b Bhilin Tanadaon

towns whose industries have collapsed,
leaving “hrownlield” sites that need

new USsEs.

DEFIMNING A YIS10N

Town centers vary greatly in size,
character, and purpose. To get a center
that fs local desires, “the municipality
must define its goals,” says Macon
Taledann, vice president of Warwick,
Mew York-hased LevlandaAlliance, which
is developing a mixed vse center in the
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Rendering af a portien of the proposed 15 avee tawat center for Monsfudd, Connections

Town of Manslicld, Connecricmnt, near
the Universily ¢l Connecticuts main
campus. “The work of the municipahiny”
he says, “is m educaling themselves as ta
the differences and delining their choices
i advance” before seeking u developer.
A suburh thats happy with postwar
patterns of development may opt for
what the rveal estare industry calls a
“Jifestyle center ™ Tilestyle centers tend
Lz arrange their stores and restaurants so
that their doors and windows face onto
sidewalks and a privately operated bain
Street, as at “The Avenue at White
Marsh,” a hfesiyle center off Interstate
95 east of Bultimore, The centers’ large
parking leis an: usually sitnated oo the
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perimeter, ot visible from the mam
streetl. Only a small porcentage of lifestyle
centers have honsing or ollice space.
Thespile their current popularily, seme
planners and retail experts worry thal
lifestyle centers, casentially open-air
malls, won't fare well in the long Tun but
will lose appeal, as has already happened
with many middling-quality enclosed
malls.

H the poals of the municipality are
those of new urbanisim, smart growth,
o1 sustainability, the community will
end to favor “concentrated . pedesiiian-
oriented, mixed-use cnvi-
roimments with a focus on
the public realm,” Loledano
gays.!

S0 Louwis Park, a post-
war suburh of Minneapolis,
usecl a community visian-
ing process to define s
objectives. In 1994 the 11-
sguare mile municipality
began s visioning, which
reveated peoples desine Lo
FaOTOORT CETLEET, H O
wiry focal point,” according
to Communily Develop
ment Threctoy Kevin Locke.
“That led 1o seting np @ community-
wide charretie,” which developed & plan
[or 125 acves, including a tived Inoking
L6-acre ared containing strip commercial
buildings along heavily waveled Fxoel-
sior Boulevard, and 17 small single-Fami-
Ty hioses,
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Terday Lhe 14 acres, adjacent I 4
mumepal park, are cccupied by a wown
center valled Excelsior and Grand. Phree
stories of housing tise above ground-
[loor stores, restaurants, and child care
facilities. The development has rental
APATTMENLE, condorminioam anits, incor-
spicuous mid-block parking garages, and
a police substation, plus public spaces
where a farmers” marked and summer
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vents take place. The $130 million pro-
jeet which brolke graund i Ocrobe
2007 will have 87,000 square feet ol
recail and commercial space and 660
housmg units by its completion in 2007,

Mestlalee, Oliio, & 34,000 -person
suburh 13 miles west of Cleveland,
began envisioning a4 town center —
something the community lacked — o
f5 acres along w major road, Crocker
Howlevard, in 1999 “About the same
time,” recalls Westlake Planning and
Leonemic Develeprment Divecior Robert
Farry, “developer Robert Sturk arrived,
said he had been 1o Mizner Park, and
came i with a design by the same per
son who had designed Mizner Park,
Richard Heapes.” The resull was the
apening in MNovember 20040 of a town
cenler called Crocker Park.

Belfore Stark was allewed 10 start
building, several local affivials and plan-
ning boartd members visited high-guali-
Ly revent centers, including Mizner
Park; CityPlace in Wesl Palm Beach,
Florida; and Santana Row in San Jose,
California, *We wenl to these places,
talked with officials, and found out wiha
worrked and what dido’,” Parry notes,

When Stark and the city agreed on
the concept, the city included in is
approvals a series ol requirements 1o
lock m the pedestrisn-oriented, mixed-
HNEE naLtuare 'C'! Lire CENLET. "‘111'[10118 the
requiremients; that 70 percent of the cone
ters floor area would be residential and
at least half the parking would be in
sarages or decks.

‘Unce you've got the vision, you
have Lo mandate 11 in some 1-:3gi.~,lalinm,
but allow voursell same flexibility,”
Parry advises, Wrillen guarantees cnsire

iliat the developer cannot diluie the
concept when difficuhies arise. Wesr-
lake speciied that buildings would have
to be at least 1wn stories high so that
autdoor spaces would be adequarely
defined. The city also required housing
with an urban character,

The first 162 units built were rental
apartments ahove stores on Main Streel
Lhe curvent phase will include rwo
story, threc-siory, and perhups some
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~—7 Mizner Park
R L Ume of the maost sneeessful
s cenlers of the last 20 yeurs —
A attracting peaple and assembling a
wilraul mux of housing, olfices, areires,
restaurants, and outdoor Epdce - s Mizner
Parle which curme ahout through the inrer-
vention ol the Boca Raton Community
RLde.wlnpmem Aueney (CRA) In (he Tat
terhalb of (e L9505 the cc“m_ntmn:ﬂ

 Toca Riton Wall A weas failing, sorhe CRA

amiuwerf rhe rml[ sl s 111"!.I'1lf'11}- g 20
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-q'ape and pucked TESMANTANLS, Mizner:
Farle bevame a srancl ot — uur_l an. 1T'I*-."p1:1‘1
tion for other comuies interested in

: gernng A town cenier, The core ul Mizner
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Chi L sides of the pluza-like
~which is euthited with henrhes,
gazehos, hrick paved walloays, and

g hﬂnmn and pulm irees— the dwbl-'.:-pf'r

canstruzied shops and tgslaurants, shel
Lered Beneath ¢ ww s and arcades, Sever

al stories ol ullices ani |_‘|’l[£{,f|'1u.1
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Apertinenes aid
affices wn Mizner
Parfeare lotated
abve starelromes
:f-'-llr-'ugfl st
haesing i locat-
ed on nearhy
streers ), while
Perking eniages
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he certtial, fes
lned promenade.
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A Day at Crocker Park

The aeviel rendering of Crocker Park in Wenlalur, Ohin, shans the anann
streets that biseet (e developoiend; garage Ferking v pranided Behind the
ciniral cove. Cme bey (o g sureessiul wwn center prsfect is Lrziing an
artraciive crviromment for pedesoians — that ine ludes maling sure sidiwails
are bipt clean wod providing comfordsie searing fo faed wallers!

..-Efeaiiﬂg the Missing Hub...
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narrow four-siory townhouses — “close
to the street, with stairs awd stanps in
front and some garden patios [ront,
o ta hrowmstones of Washinglon, 0.0 ar
Boston,™ Parry savs. A row ol residential
Tofts will have its back to a parking deck,
voncealing part of a building that is hest
put out of sight. “Liner” townhouses will
hide two walls of a large, two-stary SpOTL-
mg goods store. Two family houses -
side-bwv side units ol 3,000 synaAre feet
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eai'h — will [orm part of the develap
ments perimeler, next to an exisring
neighborhood of detached houses,
Urban style housing options - units that
swit voung peeple and eply nesters,
who lile being ahle to walk 10 restau-
rants and other amenites — are proving
popularin lown renters because they Al
4 gap in the suburban housing marker,
Vioters approved the development in
000, and consrruction bepan in 2007,
S far, abeut 750,000 square et melud-
iniza Lo screen cinema, have heen buiilt,
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and anather

300,000 sguare feet have
been approved, including a hotel, At
completion, Crocker Park will contain
L7 million square feet aned will be home
Levapproximately 2 000 vesidents,

DESTGNING FOR PERES T R1ANS

[owm comters must sirive Eo e com- #

fortable lor pedestrians. Centurices of iy
and town life have shown tha peaple
often enjoy heing in an “outdocy room” -
AN Open-air space where the buildings

cofrned en papsE
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In Fairview, Cuegon, the new library {ahove) ol
ity hatl dhelawed are part of a 05 aere ynxed vae
villagr adjoining the “ald own® newgliborhaod
ihuiile between 1H0 and J9400 AT civic Begilel-
inus can be spotted by theiv distinetive arched
SUVWIEVS,

™ Public Buildings
%,/ in Town Centers

™ Part of what makes a rawn

center more valuable and beloved than a
shopping center 15 vivic feamres: public
parheriny places and buildings < ich as
libravies, municipal offices, muscums, [OS!
affives, cultural instudions, Civie [urclicns
diversify o center, broaden its appeal, and
ke 1he center something thal people will
wanl (o preserve heyoud the next lkle
retail oyl

Buhlic Tuldings de complicate a project.
it 1z a fof more difficult 1 recric & Lowi
hall, post ollice, museirm, or library than il
s W lease space,” suys Charles Bohl al the
Liniversity of Miami, “Civic and bl
inetimrions requive a lot of time and public
process; a Starbucks just needs [ee mimiles
wirh & leasing agent if the site is right.”

Architeel and retail adviser Seth Harry
points o That librares and other institntions

PLARNMING

have tThetr ewn comsitlianis “lelling them
(rat they have w think of rnemseles i the
sane way That retailers de, inrerms ol oy
ket caplure, aceessibility, parking, 1. Al
afl conrse, the retail mndels they are chnos-
ing to ernlate e the big-hox suburbn
reLail models

¢ onsequently, some eflon may he need-
ed ta persuade institutions that they shonld
b in @ mied-wse, pedestrian-seale center
Prominent sites should be reservedd [or them
Fromm the eaises, with no Mlusions thar inst-
utioms will move inguickly AL Mimer
Pack, Bohl notes, #il weol over a dozen years
t s the musenm and current amphithe-
ater fAneled wnd built * Sinee conventional
zoning discourages mized 1zes, the commmi-
sty iy alsio fave o change the zoning.

The presence of mulliple propery
pweners, willy varied prrsenalilies andd nit-
fools, wonld muke a toam CENLET THore lilse
a traditional dewntown, though this would
alse complicate its management. Inomany
cases, developers lease space (rather than
<l it) v evpanizations such as the Postal
Lervice ora library,

{me mixed vee developiment thar has
altracted a range ol civie nses 15 Fairview
Village, in Daitview, Oregon, past of Potland.
Developer Holl & Haugh built & 7,500
sepuare-foet building and leased it 1o rhe
Prstal Service [ las been “an excellent
draw since day one,” says 18 archilect,

il Deneis, adding that “the intereessiun

of 2 Compressinan was needed to change thue
[iederal design standards from sugnething
that Tooked like a Burger King ro something
a hil e civie,”

The municipaling alse copstrueted a ity
hatl, its conneil chambers conspicuously
sitated on the second Hoor hehind g lage
arched window, ATt the civic buildings huve
azt srely of snme serl, o enconr-
age ciuzans o enter,” Lreriasis
uhserves, 1he center hasan
elementary schoot and » day-
care center, und the Mulmemal
County Library system leased
a B sguane- foot space sl
Lis fomr aparrmesls aborve
e wouager crowd, ages 714
Tave commmandeered the Hhreary
as their ‘thivd place” alter
sehonl* notes Rick Holt, o Holt
& Haugh

with perseverance and the
right developer, # Lown CenteT
pan L mueh mere o a nlace
1o eal, domlbe, aned apend.
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Ereating-the Missing Hub...
cemtimied [rome pogs S
alang the perimeter have walls hiah
erough 1o produce a sense ol enclosure
Lowen enters frequently boveow ther
proportions lrom streets and squares that
have proven popular in old Lwns an
cities, Mizner Park emulates the propor
lions of Piazza Navona in Rome, When
developer Bull Chace and his parmer
Douglas Storrs sel out to rranslomm a
sl strip shopping center m the Town
of Mushpee, near 1he western end of
Cape Cod, into a raditional center, iy
devised a plan for filling in some ol the
parking aren with a grid of streets lirseed
by sidewalls and atiractive building
facades — fromts thal would have doors,
display windows, and oiber elements thal
miake walking interesting ancd enjovable.

Mashper Commars on Cape Cod hes Beem a
sprecessiul cvample ol madere lewn conier
developmeni.,

The buildings that Chace and Storrs
have erected al Mashpee Commens in
the past 20 years arc mosthy two on three
stories high, the same as in many 19th
crolury lowns. Slreels are
enagh for people Lo cross easily. Shops
and restaurants occupy the ground

LI Lo

flaors, with offices or apartments up-
stairs, One of the challenges in designing
a pedesirian-aoriented cenle is how i
lacge unildings inio the nix At Mashpee
Commons, the cinema complex is nol
a free-standing, big box: instead. 1018
integrated inlo the streetscape, with a
curving front that opens onte a plaza andl
with verail space along ils sireel [roniage,
subtly encouraping moviegoers Lo clreu-
late thronghout the center
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Parking a1 Mashpee Commaons comes
i two forms: dispersed Paiking lots
avcund the periphiery, and on-stree Pl
ing. Curhside parking is impartant 1t
appeals 10 motorists thinking Ly mmight
be able to park in lrome of their destina

Lion, and it creates a buffer zone thal

shivlds pedestiians — phiys sicatly and pay-
cholagically — [ram trallic, Tn larzer cen-
lers, stuctured parking, prelerably partty
hidden behind siores, Liousing, or allices,
is ixften necessury

E-Iow-ing andl offices strengthen a con-
ter. “Adding more residential density
should be part of any town center P
pasal, botl ws a way Lo help supparl
aoods and services and as a means o
enhance a sense of COmmunity™ says
seth Harry, an avchitect und retail consul-
tant based m Woodbine,
Housing will accomplish the mast il irs
placed right over the shops or acljacent
them, conveniently connected by alreets
and sidewalls, Developers have also [erei-
vided space for post offices, public
libraties, and other civie and culiural
hanctions, which help hri ing in residents
from the surrounding area on a risnlar
basis. ‘;—:‘ Pabiic ¥ulldings

A growing number of centers are
being built at light rail or commuter rail
stations, ke Orvenco Station, @ mixed
usccenter in Hillshora, Oregon served
by metropalitan Portdands MAX Lig gh rail

Marylanid

Bemian® new transi center is Teceted clase Lty
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line. Theve are eflors as well o ocreate |

mixed-use centers around hns stations.
The intraduction of quisler, more con-
fortable buses with faster service  and
with engines that don't emit thick
plumes of diesel exhanst — is helping 1o
muler this lkind of dev elopment more leu-
sibile than it onree was,

Renton, Washington, in rhe southern
suburbs of Seattle, several YEArS #itn
decided to create & vibrant center in its
fadded old downtowsn by concentraring
iensity and activity near a hub of King
County bus routes. To ace crulish ivs
goal, the maumicipality encouragel anrg
L{-_q]m;. L move from a location near a
bus interchange and then acquired five
acres there, The tmunicipality bl a
parking garage, consiructed a plaza capa.
ble ol secommodating a fanners market,
and coticed developers ta ereer shops
and hundreds ol housing units As a
resull, the area around the bus hih Seems
totally different” from its lackluster
charaerer in the mid-190s, says Mark
Hinshaw, an wrban designer for LMN
Architects in Seartle. The endeavar
would not have sueceeded withonr elose
collaboration belween the imunicipality
aud the King Couney government on
meshimg wansit wnid development.

Whether there is much mass transit
o, QLS important that a rown center

contisined on page 10

I

ecitstnicid housing,

e

waos it rnp 1-;5113 Lmng clmum:-wn
reporis Kathy ‘-JIular]\f dran avticle for the
Seattle Pos
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: Viditors Wote
A Place to Go
i While i m.'ajf ratse 4 chuekle

Lo reaact 1ha11t th: need for pu_hhr
T ﬂmmns' 1 uu‘r‘ Fow Lenters, its o

' lmglnmr I‘HHLLEI when you have a pleading

six- vf*ar-m'd L Ll 2 senior cinsen with

umit:ualc pI[Jh]E‘mS o when vou yoursel!
_-l:m-_ 1u 0 Yer Aviericas cities und fowns

hf‘ﬂmhﬂlucl:ulh m:glngmr in provid

{IJTL?. pubfmlp aucessible ;u,rmnmf

lua 1500 ‘rmuo: m:ue tor Lumm‘l.ﬂ‘ﬂi‘lt’ﬁ

Lalle inrn 'ac':uunl 1he pDLuJLm] avai ;lbﬂ]t}' -
il r:lq*an n.bmmmq in planming their ,,hu;k -
p111n-u1 reeteariona) tl’ll‘l-:.

.'k'

-;lemrilrgmcm vn The citys
installution of “five self- rleqnmg, s[ce-
i sy e pub[u, restroots, Bur simnifar

: Lr:mp];unlb v he heanl nationw u.ll.‘

T prosdsion. of clean, cusily accessi-
Lile priblic VEstrooms should be part and
parcel of u,w,,r:.f T celer developiene,
This is partienlake imporrang given the

_L['(,illi ﬂf'F'ESE’I'L'IIuI!L'\ T anu Access Lo thel

Tarilities. While ﬂlf:re ate eertaiily issucs
i deal wath in providing public restraoms,
thicy are nat Insurmmintable — cspecially
m light of the enst of Lo accommodaling
e inost hasic needs,

1 Pase-Iitelliggne o Mareh 2, 2000
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1957 gerial phata shows Shaker square's octagoial plan, with commesiial cstablisTiaats

Cincluding a mevie theatee? boedering, ihe comiral squent, and apartment buildings neark

. Looking Back:
J Shaker Square

T Mehler Square is recognized
as Amuericas second-oldest suburbug shop-
ping district— antedared only by Counlry
Club Plaza (see puge 6. Tnilt belween
1427 aned 29 as part of Clevelands pmerg
ing Shaker Heighits suhirh, Slaker Houane
i designed as an vclagonal shopping area
flamked by residential develapment, and

-

PLAMNMNING
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isected hy a rapid transir rail line tha
comnects dewniren Cleveland and
several inner suburhs.

Creer the viaes, Shaker Square has
remained a popubar destination. While
e smatler than Couny Chab Plaza
and maany of tduys planned Lwwe center
developments, Shaker Square’s link L
pruhlie rransil continaes w benefu resi-
donts and shoppers.

—Wipyme Serville, Editer
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Creating the Missing Hub...

continued from poge 8

have 3 eirculation network that makes 10
casy for esidents of nearby nephbor
hoods o wallk 1o the conter. That hielps
eneraize and add customers [or the cen.
ter, and it may reduce automobile tips,

CHALLEMGTS FOR MUSICHALITIES

ompared woa conventional mall or
a lilestyle conter, 1t takes longey L pilan,
approve, and construel 4 town cenlal
that mixes uses and mctudes civie ele-
fents, Becanse of their complexity,
mixed-use projects are often haill in
phases over several yiuis, making them
long-term endeavors lor mumiripal oifi
cials, 1L took aver o year o get hnan
ing” for Crocker Park after the proposal
won approval at the polls, says Parry,
arrrihuting the long interval 1o the mixe
ture ul uses — particularly residential
aver retail - nol common i Ohio at the
time and sull aut of the ordinary in
many lacales Onee ground was broken,
the city had o allocate stall 1o ensure
the project was built properly. "We had
senme buildime and enginesring fnspec-
lors on the sile eight hours a day,” I'arry
S,

To creale Excelsior and Crrand, St
Louis Park assembled 37 propernes. "l
cost B 18 million to actuine and clear [he
properties and do some covironmertlal
cleanup and relocation,” says Ciry Mun-
ager Tom Harmening. The st develop
er chosen by the ety lailed 1o produce.
The second, TOLD Development Com
pany ol nearby Plymoeuth, which had
never huilt a mixed-use center, suuceed
ed, hul only after “we went through
abont 45 pro-formas and 20 site plans
get 1he right halance berwreen parking
and retail and park space and housing,”
says TOLD prineipal Bob Cunningham.

*Topo many municipalines incorrectly
assuime that tliey are sitting on a gold
mine, and afl they have 1o do is publish
an BET and then stand back and pick
fromt a lany, line of highly qualified suit-
ars,” says Seth larry, who wrorks on cen
rers across Novrth America. " Too often
they're surprised when no iqualified
developer vespunds. To aveid this sce-
natio, it is eritically imporctant for the

e
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mumcipalivy to da s homewark, inelud-
ing undertaking a credible mackel anaky-
sis, amil  perhaps  cven engaging
specialista e help them understand
angd tuilor their BFEY [n most cases, he
notes the municipality will be expected
Ly provide incentves, such as inlrastue-
lure improvements, low-intevest loans,
tax-increment financing, or boarding
capaciy

Goverting entities may have o deer
mine whether streeis in the cener will be
public or private. Developers aften prefer
private streets becanse they can build
tsem with narrower, more pleasing
ditnensions, close them o vehacles dor-
ing special events, and contrel activigy
more tightly, But private swreets usnally
mean that the consttional rights of
lree speech and assembly available in
public areas are restricted. 'lo halance the
claims of security and liberts, muameipal-
ities might fellow the model of seting up
business improvement districts — entities
that e allowed o police their tervitory
bul without the right to treatic as private
Luil,

Ditficult and time: conswming as rown
centers are, they can add immeasurably
tr community pride and sansfaction,
while boosting the tax base. Charles
Boll, divector of the Knight FProgram in
Conununity Building at the University of
Miami, vegards such centers as “lhive
work, play® settings that answer a wide-
spread hunger for communivy life "We
are still in the infancy ol reinodueiny
town centers after sixn decade of nor
building them but destroying them at a
rapid clip,” he says, The centers that
have emerged in recent vears are all
itnperlfect, But they point in the right
direetion — toward o much-needed
ehirth of public gathering places.
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.~ ‘Advice From a Town
,,E(J Center Builder
™ Michacl Mehably served as
project wanaper lor developer PacTrs: on
Cweneo Siation, a popular mised-use cen-
Lot ia Hillshora, Oregon, weat af Prrland.

Sinee the 1990, 2 000 howses, aparbments,

Lodts, and live-worls anits have been buill
within a guarter mile of Crenco Centers
cove of shops, oflices, aod cales. Mehafby
citers this advice Tor planmers and phan-
nizg board eosbers:

# Farst o vouwn Tomewarte, [dentily catch-
ment areas, likely marker demand, aodd
access feither existing or 10 he creared)
belore designating a wew town center loca-
tion. Cheek yonr assinpuas, aod noer-
lessly discand ov shift locations that dn ne
meer these basw reguirements,

o [ariner sarhy witl progressive enlities
trons the private secror Phey have konowl-
vdge that you will need, ond yom have the
ahility ro prewvide nfrastructune and eati
tlements that they will need.

 Be prepared o change your " operaiing sys-
s Recognize the changes you will need
ter the zoning, waffic, bulding codes, [
and life salety codes, and all the vear, 1o he
able o build o successlul project in the
designated avea. Consider the nes allense
tive coding methadalogies Recopnize thal
wout will have womadoe modifications along
the way

e ale o flesible approact. Evenveth o
mese enlightened set ol arlinances you
il hawe to be adaplive Lo evalving mackes
conditions and ather dynamic aspects af
the project. 1t a long sod signilicant
challenge working throngh the thicker of
vemaining repulatary requarements, and
vour slall st be committed to the
eallahararive problem-salving needed 10
imnplement vour own palicy goals.

= Teaen wp witl experts who also ring ley
Lo ledge that wonn wrill need,

= Asaist witl inngvative financing strategics
blany projects with very atiractive long-
LUTLIE Lounpnics (not to nention greater
piiblic henefin) sull pose sipmificant instial
diseconomnies. Recognize that o may
kave o provide or enable Dnancsal meen-
Lives, such as tax increment hnancing,
tax crechits densiry homuses, or orther
mechunisms,

» Hring the local stakeloldees iis ihe il

process zarty Daned ler them paralyze the
process — bul pive thema role and aovoice.
They have important informarion, and a
right ter paricipate s structuned wag

o | earn fram history Do not slavishly copy
i suecessiul exmnples hoom the jast

Bt lom imnire them for the sake of nov-
elly either Tale an evolutionay appraach,
recoghizing the ighest-quality local prece-

clenls balanced with new opportunities.
Require sour applicants o do likewdise.

A awich wingt o conter profects, the Exerluier and Grand development & 5 Loals Dol Misaesats,

mrixes fousing weth conrencial developmicn!
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